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STATUTORY CHARGE

TITLE 32

Taxation and Finance
PART II
Property Taxation
CHAPTER 135. EDUCATION PROPERTY TAX

§ 5404a. Tax stabilization agreements; tax incrementinancing districts

(i) The Vermont Economic Progress Council and the Department of Taxes shall make an
annual report to the Senate Committees on Economic Development, Housing and General
Affairs and on Finance and the House Committees on Commerce and Economic
Development and on Ways and Means of the General Assembly on or before April 1. The
report shall include, in regard to each existing tax increment financing district, the date of
creation, a profile of the district, a map of the district, the original taxable value, the scope
and value of projected and actual improvements and developments, projected and actual
incremental revenue amounts and division of the increment revenue between district
debt, the Education Fund, the special account required by 24 V.S.A. § 1896 and the
municipal General Fund, projected and actual financing, and a set of performance
indicators developed by the Vermont Economic Progress Council, which shall include the
number of jobs created in the district, what sectors experienced job growth, and the
amount of infrastructure work performed by Vermont firms.
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INTRODUCTION

Tax Increment Financing (TIF) is a tested and
proven method to finance public infrastructure to
encourage or cause private development in a
manner and location preferred by a municipality
and the State.

TIF is a popular tool nationally to finance new
infrastructure , make improvements and upgrades
to, and increase the capacity of, existing
infrastructure. The basic premise of TIF is to
generate incremental tax revenues from within a
designated area by making public improvements
that will cause private development. The
incremental revenues ¢ those above and beyond
the base revenues generated at thetime of TIF
designation ¢ are utlized to finance public
infrastructure costs. In theory, the incremental
revenues are not being diverted from other uses
because they are revenues that would not have
been generated except for the investment in the
infrastructure that caused or encouraged the new
private development. Without the incentive
provided by the subsidized public infrastructure,
the private development would not occur and the
incremental revenue would not be available.

TIF in Vermont
In Vermont, the authority for municipalities to
create TIF Districts has been instatute since the

considerably over the years, most notably after Act
60 added a statewide education property tax and
then by Act 184 in 2006, which requires that a state
body approve utilization of incremental education
property tax revenue to finance TIF District
infrastructure.

Vermont from most other states that utilize TIF, as
does the limitation on use of only incremental
property tax revenues and use of the revenue to
finance only statutorily -defined public infrastructure.

The current approval proc ess for TIF Districts also

requires certain public good outcomes that align

with state development priorities and provides an

DOEI OUDYI wi OUWET YI OOxOi O0wbh
areas. Five of theexisting TIF Districts are within
state-designated downtowns, two of which are

also within state -designated growth centers. Another

is within a state-designated new town center.

approval process include:

A A requirement that the infrastructure would

not be built/improved (and therefore the

private development would not occur) except
for the use of TIF;

The private development will only occur in

certain areas, primarily state-designated areas

such as downtowns, growth centers, or new
town centers;

TIF revenue may only be used for specified

x UEOPEwWDOI UEUUUUEUUUI wepdoUu

A Only incremental property tax revenue
(municipal and State education) may be
utilized for TIF debt;

A Debt must be incurred within ten y ears and
incremental revenue retention is limited to 20
years.

A The state provides monitoring and oversight of
TIF Districts with regular audits.

>\

>\

mixed-use residential, commercial, and retail
developments that include:
A An estimated 2500 units of new and

rehabilitated housing;
A Business development including new and
expanded businessesand new jobs;
Redevelopment of upper floors for commercial
and residential use;
A Mitigation and redevelopment of brownfields;
A Increased parking and improved transportation systems;

>\
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A Upgraded utilities including water, waste in which they occur; they have positive regional impac t
water, and storm water; and benefit the entire state. Additionally, the private
A Sidewalk and streetscapes for improved development increases the property tax revenues
walkability; and flowing to the municipality and the state both during
A Public amenities. the TIF District retention period and especially after the
The infrastructure improvements and the resulting retention period ends.

private development benefit not only the communities

Figurel: The TIF Concept

Tax Increment Financing: Timeline and Revenue Distribution

Taxable Value ($)

LEGEND
‘ Total
To Education Fund
I o Education Fun Increase in Taxable Value Due to Development | Taxable
Value
After

TIF Ends

[ o Finance TIF Debt

25%

Original Taxable Value (Base)

I ' ' I ' I ' ' 20ylonrs' Future
Retention Period Ends  Years

Voters Approve Municipal Debt

Municipality Builds/Improves Public Infrastructure

Private Sector Development and Rehabilitation

TIF
District
Ends

Figure2: Example Distribution of Base and Incremental Revenue

EXAMPLE OF ANNUAL DISTRIBUTION OF BASE REVENUE AND INCREMENTAL REVENUE
ORIGINAL TAXABLE VALUE (BASE):
$10,000,000 x Municipal Tax Rate $0.8410 = $84,100 Municipal General Fund
$8,000,000 x NR Education Tax Rate $1.4027 = 5112,216\,| $84,100 Base
$2,000,000 x HS Education Tax Rate $1.3173 =526,346 510'595 Increment
$94,796 To Municipality
INCREMENT (after $5,000,000 in development):
Municipal Grand List Value = $15,000,000
Increase in Municipal Value: $15,000,000-$10,000,000 = $5,000,000
Municipal Increment: $5,000,000 X 0.8557 =542,785 Education Fund
542,785 X 75% =532,089 — $138,562 Base
542,785 X 25% = 510,696 —| & 19:045 Increment
$157,607 To Ed Fund
Education Grand List Value = $15,000,000
Increase in Education Grand List Value = $5,000,000
Non-Residential Increase in Value = 54,000,000 TIE Eund
Homestead Increase in Value = §1,000,000
Education Increment: $32,089 Municipal Increment
NR = $S4,000,000 X 1.5442 =561,768 $57,136 Education Increment
HS = $1,000,000 X 1.4413 =514,413 | $89,225 Total Increment
Total = $76,181 /
$76,181 X 75% =$57,136
$76,181 X 25% = 519,045
(Note: Assumes Split of increment at 75%,/25% upon approval) NR = Non-Residential
HS = Homestead

Page 3| 39
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EXISTING TIF DISTRICTS IN VERMONT

Currently, nine of the original eleven TIF Districts

created in Vermont are active. Each applied to the
Vermont Economic Progress Council (VEPC) or
were approved directly by the General Assembly
to utilize incremental education property tax

revenue to help finance public infrastructure that

will in turn cause private sector development or

redevelopment to occur.

The Districts were approved as follows:

Grandfathered in by Act 60 (1998):
Burlington Waterfront | Active
Newport City | Retired

Created by Special Legislation (2000):
Winooski| Active

Approved by VEPC Under EATI Program (1998):
Milton North/South ¢ Active

Approved by VEPC under Act 184 (2006):
Milton Town Core ¢ Active

Colchester Severance Cornerg Dissolved
Burlington Downtown | Active

Hartford Downtown | Active

Barre City Downtown | Active

St Albans City Downtown | Active

So. Burlington City Center | Active

Figure4.TIF District Summary Information

Figure3: Existing TIF Districts

il 2 FRANKUN

WASHINGTON
all 9

1. Newport City

2. St. Albans City Downtown

3. Milton North/South

4. Milton Town Core

5. Winooski Downtown

6. Burlington Waterfront

7. Burlington Downtown

8. South Burlington City Center
9. Barre City Downtown

10. Hartford Downtown

BENNINGTON

Click to access interactive map.

VERMONT TIF DISTRICT SUMMARY INFORMATION (AS OF JUNE 30, 2016)
YEAR DT, GC DEBT RETENTION

DISTRICT CREATED TYPE| STATUY OR NTC{ PERIOD PERIOD ACRES | PARCEL$ oTVv
Burlington Waterfront 1997 1 1 NA 1996-2020 1996-2020 74 93 $ 42,412,900
Newport City 1998 1 3 NA 1997-2007 1997-2015 47 19 $ 48,500
Milton North/South 1998 2 1 NA 1999-2019 1999-2019 1016 67 $ 26,911,147
Winooski Downtown 2000 3 1 DT 2000-2005 2004-2024 139 147 $ 24,822,900
Milton Town Core 2008 4 1 NA 2008-2018 2011-2031 814 743 $ 124,186,560
Burlington Downtown 2011 4 1 DT 2011-2021 2016-2036 61 242 $ 174,412,200
Hartford Downtown 2011 4 1 DT/GC 2011-2021 2014-2034 130 129 $ 31,799,200
St. Albans Downtown 2012 4 1 DT/GC 2012-2022 2013-2033 205 449 $ 107,909,150
Barre City Downtown 2012 4 1 DT 2012-2022 2015-2035 91 203 $ 50,851,870
South Burlington New Town Center 2012 4 2 NTC 2012-2022 2017-2037 96 56 $ 36,228,700

TOTALP 2672 2148 $ 619,583,127
* DT = Designated Downtown; GC = Growth Center; and NTC = New Town
TYPE STATUS
1. Pre Act 60; Use of Educ Property Tax grandfathered; No State approval 1. Active; debt incurred; improvements made/being made
2. Approval by VEPC as part of Economic Advancement Tax Incentive Program 2. TIF Plan and Finance Plan approved by VEPC; no debt incurred yet
3. Approved by General Assembly 3. Life of TIF ended
4. Approval by application to VEPC post Act 184 (2006)

Page 4| 39
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ACTIVITY TO DATE

This report covers activity through June 30, 2016, Incremental Revenues
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Figure5: Annual Revenue Generation and Distribution

ANNUAL REVENUE GENERATION AND DISTRIBUTION, ALL TIFS
INCREMENTAL REVENUES
INCREMENTAL REVENUES TO TIF DISTRI
MUNICIPAL
INCREMENTAL REVENUES GENERATED GENERAL EDUCATION FROM:
FUND FUND

YEAR MUNICIPAL EDUCATION TOTAL MUNICIPAL EDUCATION TOTAL
1998 $0| $0| $0 $0 $0 $0| $0 $0|
1999 $123,694 $237,573 $361,264 $0 $0 $123,694 $237,573 $361,264
2000 $167,294 $369,825 $537,11 $0 $0 $167,294 $369,824 $537,114
2001 $167,814 $401,504 $569,32 $0 $0 $167,814 $401,504 $569,32(
2002 $254,204 $634,95( $889,154 $0 $0 $254,204 $634,95( $889,154
2003 $358,884 $929,97( $1,288,85 $0 $0 $358,884 $929,97¢ $1,288,854
2004 $404,51( $1,136,26 $1,540,77 $0 $0 $404,51( $1,136,26 $1,540,77
2005 $537,344 $1,333,444% $1,870,79 $0 $0 $537,344 $1,333,44% $1,870,79
2006 $445,163 $1,123,714 $1,568,87 $0 $0 $445,164 $1,123,714 $1,568,87
2007 $522,797 $1,157,81 $1,680,60 $0, $0 $522,791 $1,157,810 $1,680,60
2008 $887,834 $1,865,177 $2,753,01 $0 $8,259 $887,831 $1,856,928 $2,744,75
2009 $967,103 $2,052,11% $3,019,21, $36,85( $129,641 $930,25 $1,922,473 $2,852,72
2010 $1,177,76 $2,018,671 $3,196,43 $29,94( $84,551 $1,147,82 $1,934,11¢ $3,081,93
2011 $1,246,481 $2,423,19% $3,669,67 $181,64] $123,75 $1,064,83 $2,299,441 $3,364,27
2012 $1,320,217 $2,485,49% $3,805,70 $193,644 $183,74 $1,126,56 $2,301,751 $3,428,32
2013 $1,501,89 $2,919,15 $4,421,05 $224,75 $273,23¢ $1,277,13] $2,645,92 $3,923,05
2014 $1,780,254 $3,276,214 $5,056,46 $285,181 $288,361 $1,495,074 $2,987,852 $4,482,92
2015 $2,393,63 $3,912,12¢ $6,305,76 $414,147 $393,116 $1,979,49] $3,519,010 $5,498,50
2016 $2,339,941] $4,765,58] $7,105,52 $385,171 $528,59 $1,954,77 $4,236,990 $6,191,76
SUBTOTALP $16,596,83% $33,042,77 $49,639,61 $1,751,334 $2,013,24 $14,845,501  $31,029,53]1 $45,875,03
2017 $3,510,48 $7,479,26 $10,989,74 $499,093 $1,180,64 $3,011,38] $6,298,620 $9,310,00
2018 $4,083,53 $8,917,79% $13,001,32 $642,35( $1,540,27 $3,441,17] $7,377,519 $10,818,69
2019 $4,368,96 $9,857,66 $14,226,63¢ $713,714 $1,775,24 $3,655,254 $8,082,42( $11,737,67
2020 $4,947,014 $11,687,484 $16,634,50 $858,224 $2,232,69 $4,088,789 $9,454,788 $13,543,57
2021 $5,843,07 $14,330,861 $20,173,93§  $1,082,241 $2,893,54 $4,760,831 $11,437,32] $16,198,15
2022 $6,064,74 $14,912,53 $20,977,27 $1,137,65 $3,038,95 $4,927,084 $11,873,578 $16,800,65
2023 $6,290,85 $15,597,061 $21,887,92 $1,194,187 $3,210,09 $5,096,67 $12,386,97] $17,483,64
2024 $6,563,76 $16,400,861 $22,964,63 $1,262,41 $3,411,04 $5,301,354  $12,989,82% $18,291,17
2025 $5,919,57! $15,669,899 $21,589,46 $1,301,181 $3,542,53 $4,618,39 $12,127,36] $16,745,75
2026 $5,350,07 $14,297,764 $19,647,83§  $1,337,517 $3,574,44 $4,012,551 $10,723,328 $14,735,87
2027 $5,486,461 $14,673,942 $20,160,40§ $1,371,61 $3,668,48 $4,114,84¢4 $11,005,457 $15,120,30
2028 $5,629,13 $15,062,06 $20,691,19 $1,407,28 $3,765,51 $4,221,84 $11,296,54% $15,518,39
2029 $5,776,914 $15,462,549 $21,239,46 $1,444,22 $3,865,63 $4,332,68 $11,596,91] $15,929,59
2030 $5,930,03] $15,875,854 $21,805,89 $1,482,509 $3,968,96 $4,447,52 $11,906,890 $16,354,41
2031 $5,353,57 $13,209,801 $18,563,37 $1,338,39 $3,302,45 $4,015,17 $9,907,35(0 $13,922,52
2032 $5,503,29 $13,530,323 $19,033,62 $1,375,82 $3,382,58 $4,127,474  $10,147,74P $14,275,21
2033 $1,977,89 $10,887,64 $12,865,53 $494,47 $2,721,91 $1,483,42 $8,165,732 $9,649,15
2034 $1,973,37 $7,230,114 $9,203,48 $493,349 $1,807,52 $1,480,03! $5,422,58¢ $6,902,61
2035 $2,007,71 $7,374,71¢ $9,382,42 $501,92 $1,843,67 $1,505,78 $5,531,037 $7,036,82
2036 $2,042,644 $7,522,211 $9,564,85 $510,661 $1,880,55 $1,531,98 $5,641,658 $7,173,64
SUBTOTALP $94,623,11 $249,980,392  $344,603,50p $20,448,848 $56,606,76 $74,174,266 $193,373,629$267,547,89
TOTALS $111,219,94 $283,023,17 $394,243,11p $22,200,182 $58,620,01 $89,019,767 $224,403,160$313,422,92

Key Blue = Actual Data through June 30, 2016.
Red = Projected data for all TIFs through life of TIFs
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Figure6: Taxable Value of All TIF Districts (At each point in time.)

AGGREGATED TAXABLE VALUE OF ALL TIFS
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$400,000,000

$200,000,000

$0
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VALUE VALUE (GL 2015) VALUE AT END OF TIF

Increase in Value = $767 Million

Figure7: Revenue of All TIF Districts (At each point in time.)

AGGREGATED BASE AND INCREMENTAL

$50,000,000-
$45,000,000-
$40,000,000-
$35,000,000-
$30,000,000-
$25,000,0004
$20,000,000-

$15,000,000+
$8,822,830

$4,437,678
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$5,000,0004
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B Municipal ® Education

REVENUE

$34,716,855

$14,650,831

$7,283,911

$13,340,835

VALUE (GL 2015) VALUE AT END OF TIFS

Figure8: Aggregate Distribution through GL 2015

Figure9: Projected Aggregate Distribution to End

Education Revenue Distribution — Aggregate through GL 2015

prmp— 531.0'29._531 _ Ao $224,402,160
042, TIF Districts $283,023,170 5224 TIF Districts
Increment Increment
458,807,768 W 4
58,897, — 3 $60,911,015 $257,552,072 Y $316,172,082
Base Revenue $58.90 . Base Revenue S258Mm -
Education Fund Education Fund

Education Revenue Distribution — Projected to End of all TIFs
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Figurell: Aggregated Value for All TIF Distric

Value of Infrastructure Private Investment

Projected $330

To Date $370 Projected $732

Current Ratio of Public Investment to Private Development: 1:2

FigurelO: Aggregated Debt for All TIF Districts

Aggregate TIF District Debt Profile

TOTAL INCURRED
$88,375,773

BALANCE
$55,777,421

VOTED
$113,467,563

PROJECTEQ
$252,486,731

Vermont Jobs Created: 3,304

Value of Work Performed by Vermont Firms: $54,785,965 Milliort

*Since reporting required in Act 80, effective 2013
Jobs may not be new to Vermont.
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TRANSFORMING ST. ALBANS: A COMMUNITY DEVELOPMENT CASE STUDY

Overview

The City of St.
welcoming nearly 50 new businesses and 300
workers ¢ including 140 state employeest to
its historic downtown and commercial center

Albans is flourishing,

over the past five years. This robust
revitalization is no accident: businesses,
property owners and municipal officials have

worked together with the state to take
advantage of tax incentives, grants and
planning assistance through the State
Designation Programs, administered by the
Department of Housing and Community

Development, support for transportation

planning and implementation with grants

administered through the Vermont Agency of

Transportation and the designation of a Tax
Increment Financing (TIF) District. As the city

continues to move forward, the example of its
recent accomplishments offers a roadmap that
communities statewide can follow.

The Challenge

3TT WUUEET UUwPOw2UBdw
come without challenges. As with revitalization in
any community, finding money to support
infrastructure  improvements and economic
development was, for many years, an obstacle.

Another challenge was determining what projects

to tackle, where to invest and how best to leverage
OPOPUI Ewi DPOEOCEPEOWUI UOUUE]
focused on goals sypported by the community we

could never have gotten the support to tackle the

EPT w xUONI EOU2 w UEaUw " T Bx w
Director of Planning and Development.

z L N o~ s

OEEOU

The Solution

A critical first step was a community visioning
process to support their downtown which
received state designation in 2004. This step was
funded in part by two municipal planning grants
(MPGs) to create a downtown master plan in 2009.
With downtown designa tion and a blueprint

Page 9| 39
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forward, the door opened to funding sources that
helped leverage taxpayer dollars and spurred
private investment. Approval of a Tax Increment
Financing (TIF) District Plan in 2012 provided the
primary source of funds for public infrast ructure
required to leverage private investment.

been empty for over 15 years before its
recent rehabilitation.

A $16 million in voter -approved TIF bonds to
finance construction of a new parking garage,
streetscape improvements, redevelopment of
a brownfield site for a new downtown
hardware store, and more.

2#0pPOUOPOWET UDT OE U D OO wHO Eondiriittior ¢ anewstate®Gice Building

state, both technical and financial, were key to
getting several of these projects out of the

x OEOODOT wxET 1 UwE OE wb O U GheddcadebyléffoOio revializeaSt Aliaris was 1 UG w

The Result
With a vision that city residents and city
leadership could get behind, successful

private/public partnerships and strategic use of

public funds and taxpayer dollars, the list of recent

public infrastructure and community
development projects in St. Albans is impressive.

These include:

A An ambitious three-year, $3 million,
streetscape improvement project funded
with TIF revenue and the help of more than
$2.5 milion in state Downtown
Transportation  Funds and  grants
administered by the Vermont Agency of
Transportation, including two federal
TIGER grants ¢ one for design and one for
construction ¢+ and  Transportation
Enhancement  Program funds. The
streetscape project included new traffic
signals, sidewalks, lighting, landscaping,
drainage, storm water treatment, paving,
and signage.

A State tax credit projects, totaling $1.1
million which sparked over $7.5 million in
private investment, including, the former

in the downtown.

recently capped by the announcement of a new 88
room downtown hotel to be completed in early

2017. Also, currently under construction and
planned for the near future are an additional $3
million in streetscape enhancements along Lake,
Catherine and Federal Streets to be funded with

TIF  revenues, $300,000 in Transportation
Alternative  Program  funds, $300,000 in
Transportation ~ Community and  System

Preservation Program funds, and more than

$275,000 from the Downtown Transportation

Fund and the Sales Tax Reallocation Program. All
of this proves that St. Albans is not resting on their

past success, but continuing to create a vibrant
community with a diverse economic base.

Public investments in infrastructure totaling at
least $17 million (including $14 million of TIF debt
issued to date) is expected to leverage over $90
million in private development. The base value of
the District was about $108 million upon creation,

it was $150 million in grand list year 2015 and the
value when the TIF is fully developed is expected
to be $198 million, an increase in value of $90

milion. ! T 1 OUT wUOT 1T w3 ( %w#DUUUDE!

N

%D UT OEOz Uw #1 x EVUOI oouJEE@B_,H\H%GJ%ﬁ“i‘OuPPSBSPHEJEJa' EUL
Napoli Variety Building, and the historic 6 I‘ I,_ OIEUI‘UJ 3\( ,A’w U l, L,“ OUEN)OOlfJ _,x‘ l‘ U
St. Albans House, a former hotel that had XU Ox 1 UUBT UwbPBHOOwWUIl OEwWOOUI u
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St. Albans TIF District Profile

Year Created: 2012
Type: TIF Plan approved by VEPC under TIF Authority 32 VSA 5404a(h)
Split of Increment: Education Fund = 75%/25%and Municipal General Fund = 75%/25%

Click to access
interactive map.

Approximate Value of TIF Supported Infrastructure (to date): $10,098,900
Approximate Value of Private Investment (to date) : $74,625,600

Ratio of Public Investment to Priv ate Development: 1:7


















































































